JOINT REVIEW BOARD AGNDA
CITY OF MERRILL, WISCONSIN

TAX INCREMENTAL DISTRICT NO. 11 CREATION
Tuesday, April 26, 2016 at 4:30 p.m.

Merrill City Hall - Common Council Chambers
1004 East 1st Street

AGENDA

—

Call to Order
2. Public Comment
3. Review and consideration of minutes from October 6", 2015 meeting

4. Consideration and appointment and/or reconfirmation of Joint Review Board's
public member

5. Election and/or reconfirmation of Chairperson

6. Discuss responsibilities of Joint Review Board

7. Review and discuss draft project plan for proposed TID No. 11
8. Set next meeting date

9. Adjournment
Agenda prepared by RDA Secretary Kathy Unertl

Note: A potential quorum of the Common Council could attend the meeting for information.
There will be no Common Council action taken.

The Merrill City Hall is accessible to the physically disadvantaged. If special
accommodations are needed, please contact the Merrill City Hall at 536-5594.

Date and time agenda was posted: Posted by:




City of Merrill 3
Joint Review Board

Tuesday, October 6" 2015 at 4:00 P.M.
City Hall Council Chambers, 1004 East First Street

Members Present: Mayor Bill Bialecki (City of Merrill representative), Jane Kittel
(Northcentral Technical College representative), Wally Leipart
(Merrill Area Public Schools representative), Bob Weaver (Lincoln
County representative), and Amanda Kostman (public member)

Others Present: Finance Director/RDA Secretary Kathy Unertl, City Administrator
Dave Johnson, Alderperson Kandy Peterson, and Patrick Malloy from
Ehlers & Associates via phone

Call to order Chair Bialecki called the meeting to order at 4:00 P.M. MAPS Superintendent
Wally Leipart attended and participated in the meeting.

Review and consideration of September 10”‘I 2011 meeting minutes:

Motion (Kostman/Kittel) to approve the Joint Review Board meeting minutes from
September 2™, 2015. Carried.

Review the public record, planning documents, Redevelopment Authority resolutions

adopting the project plans, and the resolutions passed by the Common Council
approving the project plans:

. TID 3 - Project Plan Amendment in order to share increment with
TIDs No. 6, 7,and 8

TID 3 - Boundary and Project Plan Amendment

TID 6 - Boundary and Project Plan Amendment

TID 7 — Boundary and Project Plan Amendment

TID 8 — Boundary and Project Plan Amendment

TID 10 - Creation ["Blighted” Area TiD]

In response to question from Kettel, Unertl advised that there have been no changes to the
boundaries or plans since the version reviewed by the Joint Review Board at the September 2™
meeting.

The Redevelopment Authority and Common Council have made “blight” findings, after property

owner notifications, related to TIDs No. 6, 7, 8, and 10. The plans and resolutions were
reviewed by the Joint Review Board members.
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Consideration of Joint Review Board Resolution 2015-01 — Resolution Approving the Project
Plan Amendment of Tax Incremental District No. 3 in Order to Share Increment With TIDs No. 6,

7, and 8, City of Merrill

Motion (Kostman/Weaver) adopting Joint Review Board Resolution 2015-01 — Resolution
Approving the Project Plan Amendment of Tax Incremental District No. 3 in Order to
Share Increment With TiDs No. 6, 7, and 8, City of Merrill. Carried.

Consideration of Joint Review Board Resolution 2015-02 — Resolution Approving the Project
Plan and Boundary Amendment of Tax Incremental District No. 3, City of Merrill

Motion (Weaver/Kittel) adopting Joint Review Board Resolution 2015-02 — Resolution
Approving the Project Plan and Boundary Amendment for Tax Increment District No. 3,
City of Merrill. Carried.

Consideration of Joint Review Board Resolution 2015-03 — Resolution Approving the Project
Plan and Boundary Amendment for Tax Incremental District No. 6, City of Merrill

Motion (Kostman/Weaver) adopting Joint Review Board Resolution 2015-03 — Resolution
Approving the Project Plan and Boundary Amendment for Tax Increment District No. 6,
City of Merrill. Carried.

Consideration of Joint Review Board Resolution 2015-04 — Resolution Approving the Project
Plan Amendment and Boundary Amendment for Tax Incremental District No. 7, City of Merrill

Motion (Kostman/Weaver) adopting Joint Review Board Resolution 2015-04 — Resolution
Approving the Project Plan and Boundary Amendment for Tax Increment District No. 7,
City of Merrill. Carried.

Consideration of Joint Review Board Resolution 2015-05 — Resolution Approving the Project
Plan and Boundary Amendment for Tax Incremental District No. 8, City of Merrill

Motion (Weaver/Kostman)} adopting Joint Review Board Resolution 2015-05 — Resolution
Approving the Project Plan and Boundary Amendment for Tax Increment District No. 8,
City of Merrill.

Consideration of Joint Review Board Resolution 2015-06 — Resolution Approving the Creation
of Tax incremental District No. 10, City of Merrill

Motion (Leipart/Kostman) adopting Joint Review Board Resolution 2015-06 - Resolution
Approving the Creation of Tax Increment District No. 10, City of Merrill. Carried.
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Determination of Joint Review Board Status:
Unertl advised that additional TID amendments were being planned for 2016.

Motion (Kostman/Weaver) for the Joint Review Board to remain as Standing Joint Review
Board. Carried.

Adjournment:

Joint Review Board adjourned informally at 4:10 P.M.

Minutes prepared and submitted by:

Kathy Unertl, Finance Director/RDA Secretary
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JRB RESPONSIBILITIES b

1. Review public record

2. Review planning documents

3. Review Common Council resolution
4. Decision to approve or deny

A. Whether development expected in the Tax Incremental District would
occur without the use of tax incremental financing;

B. Whether the economic benefits of the Tax Incremental District, measured
by increased employment, business and personal income and property
value, are sufficient to compensate for the cost of the improvements;

C. Whether the benefits of the proposal outweigh the anticipated tax increments to be paid
by the owners of property in the overlying taxing jurisdictions.

Attendance at public hearing is optional, but recommended.

GUIDELINE IN APPOINTMENT OF JRB
WI State Statutes Section 66.1105(4m)

School Board President or designee (e.g. District Finance Director, etc.)
County Executive, County Board Chair, or designee (e.g. County Treasurer, etc.)

Technical College Director or designee (e.g. District CFO, etc.)

Mayor or designee (e.g. Economic Development Director, City Treasurer, etc.)
When designees are used, preference shall be given to persons with knowledge of local government
finance.

If a District is located in a union high school district, the seat that is held by the school district
representative shall be held by 2 representatives, each of whom has one-half of a vote.

If more than one school district, union high school district, elementary school district, technical college
district, or county has the power to levy taxes on the property within the District, the entity which is
located on the property of the District that has the greatest value shall choose that representative.

The public member and the board’s chairperson shall be selected by a majority of the other board
members before the public hearing.
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Scheduled for: TBD
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SECTION 1:
Executive Summary

Description of District

Type of District, Size and Location

Tax Incremental District (“TID") No. 11 (the “TID" or “District”) is proposed to be created by the City of
Merrill (“City™) as a mixed-use district. A map of the proposed District boundaries is located in Section 3
of this plan.

Estimated Total Project Expenditures.

The City anticipates making total project expenditures of approximately $3,237,500 to undertake the
projects listed in this Project Plan. The City anticipates completing the projects in four phases. The
Expenditure Period of this District is 15 years from the date of adoption of the authorizing Resolution of
the Common Council (the “Creation Resolution™). The projects to be undertaken pursuant to this Project
Plan are expected to be financed with general obligation debt issued by the City and Pay-As-You-Go
(PAYGO) agreements with developers, however, the City may use other alternative financing methods
which may provide overall lower costs of financing, preserve debt capacity, mitigate risk to the City, or
provide other advantages as determined by the Common Council. A discussion and listing of other
possible financing mechanisms, as well as a summary of total project financing, is located in Section 10
of this plan.

Economic Development

As a result of the creation of this District, the City projects that additional land and improvements value
of approximately $14,000,000 will be created as a result of new development, redevelopment, and
appreciation in the value of existing properties. This additional value will be a result of the improvements
made and projects undertaken within the District. A table detailing assumptions as to the timing of new
development and redevelopment and associated values is located in Section 10 of this Plan. In addition,
creation of the District is expected to result in other economic benefits as detailed in the Summary of
Findings hereafter.

Expected Termination of District

Based on the Economic Feasibility Study located in Section 10 of this plan, this District would be
expected to generate sufficient tax increments to recover all project costs by the year 2030, which is seven
years prior to the final revenue collection of the District. Changes in project costs or the pace of
development could accelerate or slow the recovery of project costs,

Summary of Findings

As required by Wisconsin Statutes Section 66.1105, and as documented in this Project Plan and the
exhibits contained and referenced herein, the following findings are made:

1. That “but for” the creation of this District, the development projected to occur as detailed in
this Project Plan: 1) would not occur; or 2) would not occur in the manner, at the values, or
within the timeframe desired by the City. In making this determination, the City has considered
the following information:

Project Plan TID No. 11 Creation City of Merrill
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Some of the sites proposed for development and/or redevelopment have remained vacant for due
to lack of adequate infrastructure and possible environmental contamination. Given that the sites
have not developed as would have been expected under normal market conditions, it is the
judgment of the City that the use of Tax Incremental Financing (“TIF”) will be required to
provide the necessary infrastructure and inducements to encourage development on the sites
consistent with that desired by the City.

In order to make the areas included within the District suitable for development and/or
redevelopment, the City will need to make a substantial investment to pay for the costs of:
property, right-of-way and easement acquisition, site preparation, installation of utilities;
installation of streets and related streetscape items; development incentive payments; and other
associated costs.  Due to the extensive initial investment in public infrastructure and/or
rehabilitation that is required in order to allow development and/or redevelopment to occur, the
City has determined that development and/or redevelopment of the area will not occur solely as a
result of private investment. Accordingly, the City finds that absent the use of TIF, development
and/or redevelopment of the area is unlikely to occur.

2. The economic benefits of the Tax Incremental District, as measured by increased employment,
business and personal income, and property value, are sufficient to compensate for the cost of
the improvements. In making this determination, the City has considered the following information:

As demonstrated in the Economic Feasibility Section of this Project Plan, the tax increments
projected to be collected are more than sufficient to pay for the proposed project costs. On this
basis alone, the finding is supported.

3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners
of property in the overlying taxing jurisdictions.

If approved, the District’s creation would become effective for valuation purposes as of January
1,2016. As of this date, the values of all existing development would be frozen and the property
taxes collected on this base value would continue to be distributed amongst the various taxing
entities as they currently are now. Taxes levied on any additional value established within the
District due to new construction, renovation or appreciation of property values occurring afier
January 1, 2016 would be collected by the TID and used to repay the costs of TIF-eligible
projects undertaken within the District.

Since the development expected to occur is unlikely to take place or in the same manner without
the use of TIF (see Finding #1) and since the District will generate economic benefits that are
more than sufficient to compensate for the cost of the improvements (see Finding #2), the City
reasonably concludes that the overall benefits of the District outweigh the anticipated tax
increments to be paid by the owners of property in the overlying taxing jurisdictions. It is further
concluded that since the “but for” test is satisfied, there would, in fact, be no foregone tax
increments to be paid in the event the District is not created. As required by Section
66.1105(4)(1)4., a calculation of the share of projected tax increments estimated to be paid by the
owners of property in the overlying taxing jurisdictions has been made and can be found in
Appendix A of this plan.

4. Not less than 50% by area of the real property within the District is suitable for a combination of
industrial, commercial and residential uses, defined as “mixed-use development” within the meaning
of Wisconsin Statutes Section 66.1105(2)(cm). Lands proposed for newly platied residential

Project Plan TID No. 11 Creation City of Merrill
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development comprise 17.9% (and in no event will exceed 35%) by area of the real property within
the District. Any project costs related to newly platted residential development are eligible
expenditures based on the finding that the development has a residential housing density of at least 3
units per acre as defined in Wisconsin Statutes Section 66.1105(2)(f)3.a.

5. Based upon the findings, as stated above, the District is declared to be a mixed-use District based on
the identification and classification of the property included within the District.

6. The project costs relate directly to promoting mixed-use development in the District consistent with
the purpose for which the District is created.

7. The improvement of such area is likely to enhance significantly the value of substantially all of the
other real property in the District.

8. The equalized value of taxable property of the District, plus the value increment of all existing tax
incremental districts within the City, does not exceed 12% of the total equalized value of taxable
property within the City.

9. The City estimates that approximately 1.9% of the territory within the District will be devoted to
retail business at the end of the District’s maximum expenditure period, pursuant to Wisconsin
Statutes Sections 66.1105(5)(b) and 66.1105(6)(am)1.

10. The Project Plan for the District in the City is feasible, and is in conformity with the master plan of
the City.

Project Plan TID No. 11 Creation City of Merrill
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SECTION 2:
Type and General Description of District

The District is being created by the City under the authority provided by Wisconsin Statutes Section
66.1105. The District is created as a “Mixed Use District” based upon a finding that at least 50%, by
area, of the real property within the District is suitable for a combination of industrial, commercial and
residential uses as defined within the meaning of Wisconsin Statutes Section 66.1105(2)(cm) (See Section
5 of this plan for a breakdown of District parcels by class and calculation of compliance with the 50%
test). Lands proposed for newly platted residential development comprise 17.9% of the area of the
District To the extent that project costs will be incurred by the City for newly platted residential
development, the residential development will have a density of at least 3 units per acre as defined in
Wisconsin Statutes Section 66.1105(2)(f)3.a.

A map depicting the boundaries of the District is found in Section 3 of this Plan. A map depicting the
proposed uses of the District is found in Section 8 of this plan. The City intends that TIF will be used to
assure that a combination of private industrial, commercial and residential development occurs within the
District consistent with the City’s development objectives. This will be accomplished by installing public
improvements and making necessary related expenditures to induce and promote development within the
District. The goal is to increase the tax base and to provide for and preserve employment opportunities
within the City. The project costs included in the Plan relate directly to promoting mixed-use
development in the District consistent with the purpose for which the District is created.

Based upon the findings, as stated within this Plan, the District is declared to be a mixed-use District
based on the identification and classification of the property included within the district.

Project Pian TID No. 11 Creation City of Merrill
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SECTION 3:
Preliminary Maps of Proposed District Boundary
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TID #11
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SECTION 4:
Maps Showing Existing Uses and Conditions
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SECTION 6:
Equalized Value Test

The following calculations demonstrate that the City is in compliance with Wisconsin Statutes
Section.66.1105(4)(gm)4.c., which requires that the equalized value of the taxable property in the
proposed District, plus the value increment of all existing tax incremental districts, does not exceed 12%
of the total equalized value of taxable property within the City.

The equalized value of the increment of existing tax incremental districts within the City, plus the base
value of the proposed District, totals $34,431,925. This value is less than the maximum of $44,581,284 in
equalized value that is permitted for the City of Merrill. The City is therefore in compliance with the
statutory equalized valuation test and may proceed with creation of this District,

City of Merrill, Wisconsin

Tax Increment District No. 11

Valuation Test Compliance Calculation

District Creation Date $/10/2016
Valuation Data
Currently Available
2015
Total EV (TID In) 371,510,700
12% Test 44,581,284
Increment of Existing TIDs
frip 43 18,938,800
Mo #4 812,200
mo#s 482,700
mD #6 0
M #7 0
D #8 0
Mo #9 o
TID #10 0
Total Existing Increment 20,233,700
Projected Base of New or Amended District 14,198,225
Total Value Subject to 12% Test 34,431,925
Compliance | pass
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SECTION 7:
Statement of Kind, Number and Location of Proposed
Public Works and Other Projects

The following is a list of public works and other TIF-eligible projects that the City expects to implement
in conjunction with this District. Any costs necessary or convenient to the creation of the District or
directly or indirectly related to the public works and other projects are considered "Project Costs” and
eligible to be paid with tax increment revenues of the District.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development and/or Redevelopment

In order to promote and facilitate development and/or redevelopment the City may acquire property
within the District. The cost of property acquired, and any costs associated with the transaction, are
eligible Project Costs. Following acquisition, other Project Costs within the categories detailed in this
Section may be incurred in order to make the property suitable for development and/or redevelopment.
Any revenue received by the City from the sale of property acquired pursuant to the execution of this Plan
will be used to reduce the total project costs of the District. If total Project Costs incurred by the City to
acquire property and make it suitable for development and/or redevelopment exceed the revenues or other
consideration received from the sale or lease of that property, the net amount shall be considered “real
property assembly costs” as defined in Wisconsin Statutes Section 66.1105(2)(f)l.c., and subject to
recovery as an eligible Project Cost.

Property Acquisition for Conservancy

In order to promote the objectives of this Plan, the City may acquire property within the District that it
will designate for conservancy. These conservancy objectives include: preserving historic resources or
sensitive natural features; protection of scenic and historic views; maintaining habitat for wildlife;
maintaining adequate open space; reduction of erosion and sedimentation by preserving existing
vegetation; and providing adequate areas for management of stormwater. The cost of property acquired
for conservancy, and any costs associated with the transaction, are eligible Project Costs.

Acquisition of Rights-of-Way

The City may need to acquire property to allow for installation of streets, driveways, sidewalks, utilities,
stormwater management practices and other public infrastructure. Costs incurred by the City to identify,
negotiate and acquire rights-of-way are eligible Project Costs.

Acquisition of Easements

The City may need to acquire temporary or permanent easements to allow for installation and
maintenance of streets, driveways, sidewalks, utilities, stormwater management practices and other public
infrastructure. Costs incurred by the City to identify, negotiate and acquire easement rights are eligible
Project Costs.

Relocation Costs

If relocation expenses are incurred in conjunction with the acquisition of property, those expenses are
eligible Project Costs. These costs may include, but are not limited to: preparation of a relocation plan;
allocations of staff time; legal fees; publication of notices; obtaining appraisals; and payment of relocation
benefits as required by Wisconsin Statutes Sections 32.19 and 32.195.
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Site Preparation Activities

Environmental Audits and Remediation
If it becomes necessary to evaluale any land or improvement within the District, any cost incurred by the
City related to environmental audits, testing, and remediation are eligible Project Costs,

Demolition

In order to make sites suitable for development and/or redevelopment, the City may incur costs related to
demolition and removal of structures or other land improvements, to include abandonment of wells or
other existing utility services.

Site Grading

Land within the District may require grading to make it suitable for development and/or redevelopment,
to provide access, and to control stormwater runoff. The City may need to remove and dispose of excess
material, or bring in fill material to provide for proper site elevations. Expenses incurred by the City for
site grading are eligible Project Costs.

Utilities

Sanitary Sewer System Improvements

There are inadequate sanitary sewer facilities serving areas of the District. To allow development and/or
redevelopment to occur, the City may need to construct, alter, rebuild or expand sanitary sewer
infrastructure within the District. Eligible Project Costs include, but are not limited to, construction,
alteration, rebuilding or expansion of: collection mains; manholes and cleanouts; service laterals; force
mains; interceptor sewers; pumping stations; lift stations; wastewater treatment facilities; and all related
appurtenances. To the extent sanitary sewer projects undertaken within the District provide direct benefit
to land outside of the District, the City will make an allocation of costs based on such benefit. Those
costs corresponding to the benefit allocated to land within the District, and necessitated by the
implementation of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may
also require that the City construct, alter, rebuild or expand sanitary sewer infrastructure located outside
of the District. That portion of the costs of sanitary sewer system projects undertaken outside the District
which is necessitated by the implementation of the Project Plan is an eligible Project Cost. The
improvements to the wastewater treatment facilities, although not all within the %2 mile radius, are eligible
project costs under Section 66.1105(2)(D)1 k.

Water System Improvements

There are inadequate water distribution facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may need to construct, alter, rebuild or expand water system
infrastructure within the District. Eligible Project Costs include, but are not limited to, construction,
alteration, rebuilding or expansion of: distribution mains; manholes and valves; hydrants; service laterals;
pumping stations, wells; water treatment facilities; storage tanks and reservoirs; and all related
appurtenances. To the extent water system projects undertaken within the District provide direct benefit to
land outside of the District, the City will make an allocation of costs based on such benefit. Those costs
corresponding to the benefit allocated to land within the District, and necessitated by the implementation
of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may also require that
the City construct, alter, rebuild or expand water system infrastructure located outside of the District.
That portion of the costs of water system projects undertaken outside the District which is necessitated by
the implementation of the Project Plan is an eligible Project Cost.
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Stormwater Management System Improvements

Development and/or redevelopment within the District may cause stormwater runoff and pollution. To
manage this stormwater runoff, the City may need to construct, alter, rebuild or expand stormwater
management infrastructure within the District. Eligible Project Costs include, but are not limited to,
construction, alteration, rebuilding or expansion of: stormwater collection mains; inlets, manholes and
valves; service laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream and river
banks; and infiltration, filtration and detention Best Management Practices (BMP’s). To the extent
stormwater management system projects undertaken within the District provide direct benefit to land
outside of the District, the City will make an allocation of costs based on such benefit. Those costs
corresponding to the benefit allocated to land within the District, and necessitated by the implementation
of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may also require that
the City construct, alter, rebuild or expand stormwater management infrastructure located outside of the
District. That portion of the costs of stormwater management system projects undertaken outside the
District which is necessitated by the implementation of the Project Plan is an eligible Project Cost.

Electric Service

In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade electric services. Relocation may require abandonment and removal of
existing poles or towers, installation of new poles or towers, or burying of overhead electric lines. Costs
incurred by the City to undertake this work are eligible Project Costs.

Gas Service

In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade gas mains and services. Costs incurred by the City to undertake this work
are eligible Project Costs.

Communications Infrastructure

In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade infrastructure required for voice and data communications, including, but not
limited to: telephone lines, cable lines and fiber optic cable, Costs incurred by the City to undertake this
work are eligible Project Costs.

Streets and Streetscape

Street Improvements

There are inadequate street improvements serving areas of the District. To allow development and/or
redevelopment to occur, the City may need to construct and/or reconstruct streets, highways, alleys,
access drives and parking areas. Eligible Project Costs include, but are not limited to: excavation;
removal or placement of fill; construction of road base; asphalt or concrete paving or repaving;
installation of curb and gutter; installation of sidewalks and bicycle lanes; installation of culverts, box
culverts and bridges; rail crossings and signals; utility relocation, to include burying overhead utility
lines; street lighting; installation of traffic control signage and traffic signals; pavement marking; right-of-
way restoration; installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

In order to attract development and/or redevelopment consistent with the objectives of this Plan, the City
may install amenities to enhance development sites, rights-of-way and other public spaces. These
amenities include, but are not limited to: landscaping; lighting of streets, sidewalks, parking areas and
public areas; installation of planters, benches, clocks, tree rings, trash receptacles and similar items; and
installation of brick or other decorative walks, terraces and street crossings. These and any other similar
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amenities installed by the City are eligible Project Costs,

RDA Type Activities

Contribution to Redevelopment Authority

As provided for in Wisconsin Statues Sections 66.1105(2)(f)1.h and 66.1333(13), the City may provide
funds to its RDA to be used for administration, planning operations, and capital costs, including but not
limited to real property acquisition, related to the purposes for which it was established in furtherance of
any redevelopment or urban renewal project. Funds provided to the RDA for this purpose are eligible
Project Costs.

Revolving Loan/Grant Program

To encourage private redevelopment consistent with the objectives of this Plan, the City, through its
RDA, may provide loans and/or matching grants to eligible property owners in the District. Loan and/or
matching grant recipients will be required to sign an agreement specifying the nature of the property
improvements to be made. Eligible improvements will be those that are likely to improve the value of the
property, enhance the visual appearance of the property and surrounding area, correct safety deficiencies,
or as otherwise specified by the RDA in the program manual. Any funds returned to the RDA from the
repayment of loans made are not considered revenues to the District, and will not be used to offset
District Project Costs. Instead, these funds may be placed into a revolving loan fund and will continue to
be used for the program purposes stated above. Any funds provided to the RDA for purposes of
implementing this program are considered eligible Project Costs.

Miscellaneous

Cash Grants (Development Incentives)

The City may enter into agreements with property owners, lessees, or developers of land located within
the District for the purpose of sharing costs to encourage the desired kind of improvements and assure tax
base is generated sufficient to recover project costs. No cash grants will be provided until the City
executes a developer agreement with the recipient of the cash grant. Any payments of cash grants made
by the City are eligible Project Costs.

Projects Outside the Tax Increment District

Pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, the City may undertake projects within territory
located within one-half mile of the boundary of the District provided that: 1) the project area is located
within the City’s corporate boundaries and 2) the projects are approved by the Joint Review Board. The
cost of projects completed outside the District pursuant to this section are eligible project costs, and may
include any project cost that would otherwise be eligible if undertaken within the District. The City
intends to make the following project cost expenditures outside the District:

» A portion of street improvement expenditures ($75,000)
* A portion of water system improvement expenditures {$25,000)

Professional Service and Organizational Costs

The costs of professional services rendered, and other costs incurred, in relation to the creation,
administration and termination of the District, and the undertaking of the projects contained within this
Plan, are eligible Project Costs. Professional services include, but are not limited to: architectural;
environmental; planning; engineering; legal, audit; financial; and the costs of informing the public with
respect to the creation of the District and the implementation of the Plan.
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Administrative Costs

The City may charge to the District as eligible Project Costs reasonable allocations of administrative
costs, including, but not limited to, employee salaries. Costs allocated will bear a direct connection to the
time spent by City employees in connection with the implementation of the Plan.

Financing Costs
Interest expense, debt issuance expenses, redemption premiums, and any other fees and costs incurred in
conjunction with obtaining financing for projects undertaken under this Plan are eligible Project Costs.

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, apparatus necessary for public works, legal and other consultant fees,
testing, environmental studies, permits, updating City ordinances and plans, judgments or claims for
damages and other expenses are included as Project Costs.

In the event any of the public works project expenditures are not reimbursable out of the special TIF fund
under Wisconsin Statutes Section 66.11035, in the written opinion of counsel retained by the City for such
purpose or a court of record so rules in a final order, then such project or projects shall be deleted
herefrom and the remainder of the projects hereunder shall be deemed the entirety of the projects for
purposes of this Project Plan.

The City reserves the right to implement only these projects that remain viable as the Plan period
proceeds.

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or
estimated to be incurred, by the City and as outlined in this Plan. Project Costs will be diminished by any
income, special assessments or other revenues, including user fees or charges. To the extent the costs
benefit the municipality outside the District, a proportionate share of the cost is not a Project Cost. Costs
identified in this Plan are preliminary estimates made prior to design considerations and are subject to
change after planning is completed. Prorations of costs in the Plan are also estimates and subject to
change based upon implementation, future assessment policies and user fee adjustments.

Project Plan TID No. 11 Creation City of Merrill
Prepared by Ehlers Page 17 April 5, 2016



SECTION 8:
Maps Showing Proposed Improvements and Uses
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SECTION 9:
Detailed List of Project Costs

All costs are based on 2016 prices and are preliminary estimates. The City reserves the right to increase
these costs to reflect inflationary increases and other uncontrollable circumstances between 2016 and the
time of construction. The City also reserves the right to increase certain project costs to the extent others
are reduced or not implemented without amending the Plan. The tax increment allocation is preliminary
and is subject to adjustment based upon the implementation of the Plan.

This Plan is not meant to be a budget nor an appropriation of funds for specific projects, but a
framework within which to manage projects. All costs included in the Plan are estimates based on
best information available. The City retains the right to delete projects or change the scope and/or
timing of projects implemented as they are individually authorized by the Common Council,
without amending the Plan.
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SECTION 10:

Economic Feasibility Study, Financing Methods, and the
Time When Costs or Monetary Obligations Related Are to
Be Incurred

The information and exhibits contained within this Section demonstrate that the proposed District is
economically feasible insofar as:

s The City has available to it the means to secure the necessary financing required to accomplish
the projects contained within this Plan. A listing of “Available Financing Methods” follows.

¢ The City expects to complete the projects in one or multiple phases, and can adjust the timing of
implementation as needed to coincide with the pace of private development and/or
redevelopment. A discussion of the phasing and projected timeline for project completion is
discussed under “Plan Implementation™ within this Section. A table identifying the financing
method for each phase and the time at which that financing is expected to be incurred is included.

* The development anticipated to occur as a result of the implementation of this Plan will generate
sufficient tax increments to pay for the cost of the projects. Within this Section are tables
identifying: 1) the development and/or redevelopment expected to occur, 2) a projection of tax
increments to be collected resulting from that development and/or redevelopment and other
economic growth within the District, and 3) a cash flow model demonstrating that the projected
tax increment collections and all other revenues available to the District will be sufficient to pay
all Project Costs.

Available Financing Methods

Implementation of this Plan may require that the City issue debt obligations to provide direct or indirect
financing for the Projects to be undertaken. The following is a list of the types of obligations the City
may choose to utilize.

General Obligation (G.C.) Bonds or Notes

The City may issue G.O. Bonds or Notes to finance the cost of projects included within this Plan. The
Wisconsin State Constitution limits the principal amount of G.O. debt that the community may have
ouistanding at any point in time to an amount not greater than five percent of its total equalized value
(TID IN). As of the date of this plan, the City has a G.O. debt limit of $18,575,535, of which $8,730,588
is currently unused and could be made available to finance Project Costs.

Bonds Issued to Developers (“Pay as You Go” Financing)

The City may issue a bond or other obligation to one or more developers who provide financing for
projects included in this Plan. Repayment of the amounts due to the developer under the bonds or other
obligations are limited to an agreed percentage of the available annual tax increments collected that result
from the improvements made by the developer. To the extent the tax increments collected are insufficient
to make annual payments, or to repay the entire obligation over the life of the District, the City’s
obligation is limited to not more than the agreed percentage of the actual increments collected. Bonds or
other obligations issued to developers in this fashion are not general obligations of the City and, therefore,
do not count against the City’s statutory borrowing capacity.
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Tax Increment Revenue Bonds

The City has the authority to issue revenue bonds secured by the tax increments to be collected. These
bonds may be issued directly by the City, or as a form of lease revenue bond by a Redevelopment
Authority (RDA). Tax Increment Revenue Bonds and Lease Revenue Bonds are not general obligations
of the City and therefore do not count against the City’s statutory borrowing capacity. To the extent tax
increments collected are insufficient to meet the annual debt service requirements of the revenue bonds,
the City may be subject to either a permissive or mandatory requirement to appropriate on an annual basis
a sum equal to the actual or projected shortfall,

Utility Revenue Bonds

The City can issue revenue bonds to be repaid from revenues of the its various systems, including
revenues paid by the City that represent service of the system to the City. There is neither a statutory nor
constitutional limitation on the amount of revenue bonds that can be issued, however, water rates are
controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond
purchasers its ability to repay revenue debt with the assigned rates. To the extent the City utilizes utility
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total eligible
Project Costs in an equal amount.

Special Assessment “B" Bonds

The City has the ability to levy special assessments against benefited properties to pay part of the costs for
street, curb, gutter, sewer, water, storm sewers and other infrastructure. In the event the City determines
that special assessments are appropriate, the City can issue Special Assessment B bonds pledging
revenues from special assessment installments to the extent assessment payments are outstanding. These
bonds are not counted against the City's statutory borrowing capacity. If special assessments are levied,
the City must reduce the total eligible Project Costs under this Plan in an amount equal to the total
collected.

Plan Implementation

Projects identified will provide the necessary anticipated governmental services to the area. A reasonable
and orderly sequence is outlined on the following page. However, public debt and expenditures should be
made at the pace private development and/or redevelopment occurs to assure increment is sufficient to
cover expenses. The City reserves the right to alter the implementation of this Plan to accomplish this
objective.

It is anticipated developer agreements between the City and property owners will be in place prior to
major public expenditures. These agreements can provide for development guarantees or a payment in
lieu of development. To further assure contract enforcement, these agreements might include levying of
special assessments against benefited properties.

Interest rates projected are based on current market conditions. Municipal interest rates are subject to
constantly changing market conditions. In addition, other factors such as the loss of tax-exempt status of
municipal bonds or broadening the purpose of future tax-exempt bonds would affect market conditions.
Actual interest expense will be determined once the methods of financing have been approved and
securities or other obligations are issued.

If financing as outlined in this Plan proves unworkable, the City reserves the right to use alternate
financing solutions for the projects as they are implemented.

Project Plan TID No. 11 Creation City of Merrill
Prepared by Ehlers Page 23 April 5, 2016



9L0zZ 'S Judy y¢ ebey s12|y3 Aq pasedsiy
LBy jo AN uoneaid L1 'oN @il ueld waloig

S3ARUIIN DDAV SE MO|J YTED Ul UMOYS S12 £707 PUB 0ZOZ 'B10Z W) PapiADsd 8q 0} pa1adxa saajuadu) weawdojsaag ‘1

15310N
/] 1] 051 S5{6 Fuipunoy
000°59Z 000°067 OSB'ESE LTk ] pasnbay Sunuzuyy jej0]
0s8'e 5L5'6T 1saian) pazyendey
E 0 EXH o XN o [ ost's EX3 JUNCIS)Q A8 jumIapUn
000'T wady Suikey
00001 334 Aoualy Bujey
005°L |asuna?d puog
000's 000"y 000's 005"zt J0SiApY jedouny

sasuadky paje|ay sIueL( parewnsy

000°SER 000’092 000'SHT DOO'OrE 000'SLE spung 1wafog |eiop
000'0€ 000°st 000'sT Supuued Juawdojanapay
000'es Dog'sT 000°5Z duw wayshs 5
oo'os 00052 SIuatudACIdw] WaysAs JIEpm
00008 00005 siuaascidw) samas AiRajues
000002 000°sZL 000°0ST Buny3n pue ‘sawasadw) 12ans
003°0L 00002 000°5Z Suuaauiduy
000'52 auny Juj uone 3ap21
000°52 UOJIR)PAAY JEIUWLoIANG
00002 uonowaq
o00's om's uppEIn|ay
co0'asz 00005z usiysnboy ajeisy jeay
000005 000°005 SaAUEIU| Juswdojanaq
swalog
${gj0) 0202 8102 9102

0N AloN alaN puag

Alossiwolyg Arossiwold
‘0’9 ‘o'n

Alossiwoug
oD

‘0’ ajqexel

ue|d dusuedy pajetnysy

TT "ON 32113513 JUSW3IIU| XB

UISUOISIA ‘|[LLIBIA 4O A1)

aujjowt) Bupueul pue uonejuswajduw|



910z 'S |udy gz abed si9|y3 Aq pasedaid
e jo Ao uoneasd L1 "oN QI ueid josloig
000°000°7T 000°008 000'000°¢ 0000002 0000528 {000°05} s|el0)

0z SEOC 000'005 000°005 SE0Z O
61 vEOT 0 vEOZ 6T
81  €E0C ] EE0Z 81
A S 42174 0 [4:1 A
9T  1g0Z 0 160 9T
ST (Q£0Z 0000007 000'000'T og0z  SI
b1 620C 0 6202 o1
AR 1174 o 8z0r €l
[ SRS 14 ooo'szz 000527 oz T
T 9wz 0 9z0z 1T
or s 0000007 000°000'T sz o

6 207 0 v 6

8 €0t 000005 000°005 £0Z 8

L o 000°0sT 000°05Z wor ¢

9 1202 000°005 000'005 202 9

s 0wWe 000'0sz°E 000005 000'05L7C 020z s

v ez 000°00s 000005 6102 ¥

€8I0z 000°SZ0°E 000'5LZ 000'0SL' 8oz €

TANNA (174 600°008 000005 oz ¢

L1114 0000047 0000542 {ooo'os) 910z 1

JEB) UOIIHUISUD)) [D01 (pnuuy [eRJaLiioy Hed s Uy @S Honljowaq JEeaj) uoiINIISuo)
' 201 “Amy |elIsnpuy o uaowayol Juonisinboy ’
suonduwinssy juawdojanag
TT 'ON 32143151Q JuswWasu| Xxe |
UISUODSIM “||UIBIA 4O A1)

suopdwnssy juswdopasg



Increment Revenue Projections

City of Merrill, Wisconsin

Tax Increment District No. 11

Tax Increment Projection Worksheet

Type of District Base Value
District Creation Date Appreciation Factor | [npply to Bazs Value

Valuatlon Date Base Tax Rate

Max Life [Years) Rate Adjustment Factor

Expenditure Perlod/Terminatl
Revenue Periods/Final Year
Extensian Eligibliity/Years

Tax Exempt Discount Rate

Recipient District Taxable Discount Rate
Tax Exempt
Construction Valuation Inflation Total Revenue Tax NPY Taxable NPV
Year Value Added Year tncrement  increment Year Tax Rate Increment Caleylation  Caleulation

1 016 2,700,000 2m7 0 2,700,000 2018 $3191 84,466 83,242

2 017 500,000 2018 o 3,200,000 2019 $3151 182,612 178,564

3 018 3,025,000 2019 0 6,225,000 2020 53191 389,792 357,73

4 019 500,000 200 1] 6,725,000 2021 53191 568,042 544,727

5 2020 3,250,000 2021 o 9,975,000 2022 812726

6 2021 $00,000 2022 0 10,475,000 2023 1,153,141

7 2002 250,000 2023 0 10,725,000 2024 s3It 1,451,073 1,353,630

8 2023 $00,000 2024 0 11,225,000 2025 531 1,756,780 1,625,640

9 2024 o 2025 0 11,225,000 2026 §3191 2,056,493 1,858,451

_“_.1‘9 2025 1,000,000 2026 0 91225 [e51] 2027 33181 2,376,506

11 2026 [} 2027 0 12,225,000 2028 $3151 2,690,245 2,432,190
12 2027 275,000 2028 0 12,500,000 2029 $3191 3,004,751 2,696,155
13 2028 1] 2029 0 12,500,000 2030 $31.91 3,313,080 295114
14 2029 0 2030 0 12,500,000 2031 $3191 3,615,383 3,197,608
15 2030 J\um.uog‘ 2031 0 13.500.000 3,935 459 3,454,735
16 2031 ] 2032 0 13,500,000 2633 4,249,258 3,703,169
17 2032 4] 2033 0 13,500,000 2034 4,556,904 3,543,201
18 2013 1] 2034 0 13,500,000 2035 4,858,518 4,175,116
15 2034 0 2035 0 13,500,000 2036 5,154,218 4,399,188
20 2025 500,000 2036 0 14,000,000 2037 5,454,857 4,623,701

Notes
Actual results wilivery depanding s= devalapment, inflation of ouarali tea rates
P represen amaurt ol lundi that tould b [including project fost, capitsllpad interest snd 13
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SECTION 11:
Annexed Property

There are no lands proposed for inclusion within the District that were annexed by the City on or after
January 1, 2004,

SECTION 12:
Estimate of Property to Be Devoted to Retail Business

Pursuant to Wisconsin Statutes Sections 66.1105(5)(b) and 66.1105(6)(am)1, the City estimates that 1.9%
of the territory within the District will be devoted to retail business at the end of the District’s maximum
expenditure period.

SECTION 13:
Proposed Zoning Ordinance Changes

The City does not anticipate that the District will require any changes in zoning ordinances.

SECTION 14:
Proposed Changes in Master Plan, Map, Building Codes
and City of Merrill Ordinances

It is expected that this Plan will be complementary to the City's Master Plan. There are no proposed
changes to the Master Plan, map, building codes or other City ordinances for the implementation of this
Plan.
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SECTION 15:
Relocation

It is anticipated there will be a need to relocate persons or businesses in conjunction with this Plan. In
the event relocation or the acquisition of property by eminent domain becomes necessary at some time
during the implementation period, the City will follow applicable Wisconsin Statutes Section chapter 32.

SECTION 16:
Orderly Development and/or Redevelopment of the City of
Merrill

The District contributes to the orderly development and/or redevelopment of the City by providing the
opportunity for continued growth in tax base, job opportunities and general economic activity.

SECTION 17:
List of Estimated Non-Project Costs

Non-Project costs are public works projects that only partly benefit the District or are not eligible to be
paid with tax increments, or costs not eligible to be paid with TIF funds. The City does not expect to incur
any non-project costs in the implementation of this Project Plan.
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SECTION 18:

Opinion of Attorney for the City of Merrill Advising Whether
the Plan is Complete and Complies with Wisconsin
Statutes 66.1105

April 5,2016

SAMPLE

Mayor William Bialecki
City of Merrill

1004 E. First Street
Merrill, Wisconsin 54452

RE: City of Merrill, Wisconsin Tax Incremental District No. 11

Dear Mayor:

As City Attorney for the City of Merrill, I have reviewed the Project Plan and, in my opinion, have
determined that it is complete and complies with Wisconsin Statutes Section 66.1105(4)().

Sincerely,

Attorney Thomas Hayden
City of Merrill
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Exhibit A:

Calculation of the Share of Projected Tax Increments
Estimated to Be Paid by the Owners of Property in the
Overlying Taxing Jurisdictions

Estimated portion ¢

overiay

Statement of Taxes Data Year:

County

Technical College
Municipality
School District

Percentage
16.90%
353%
49,79%
29.79%

ch taxing jurisdiction

Total
Technical
Revenue Year County College Municipality School District Total Revenue Year
2018 14,559 3,038 42,893 25,665 86,156 2018
2019 17,255 3,601 50,836 30,418 102,113 2019
2020 33,567 7,005 68,892 59,173 198,637 2020
2021 36,263 7,568 106,835 63,926 214,592 2021
2022 53,789 11,225 158,465 94,819 318,298 2022
2023 56,485 11,788 166,409 99,572 334,253 2023
2024 57,833 12,069 170,380 101,948 342,230 2024
2025 60,529 12,632 178,322 106,701 358,185 2025
2026 60,529 12,632 178,323 106,701 358,185 2026
2027 65,921 13,757 194,209 116,207 390,094 2027
2028 65,921 13,757 194,209 116,207 390,094 2028
2028 67,404 14,066 198,578 118,821 398,870 2029
2030 67,404 14,066 108,578 118,821 398,870 2030
2031 67,404 14,066 158,578 118,821 398,870 2031
2032 72,797 15,192 214,464 128,327 430,779 2032
2033 72,797 15,192 214,464 128,327 430,779 2033
2034 72,797 15,192 214,464 128,327 430,779 2034
2035 72,797 15,192 214,464 128,327 430,779 2035
2036 72,797 15,192 214,464 128,327 430,779 2036
2037 75,453 15,754 222,408 133,079 446,734 2037
1,164,340 242,981 3,430,240 2,052,511 6,890,073
|Notes:

The projection shown above is provided to meet the requirments of Wisconsin Statute £6.1105(4)(i}4.




